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OPERATING & LOAN DETAILS

[lProject: Delta Courtyard Apartments | [[Location: Antioch, CA [revised 7/25/201
AMI Number Avg. Unit Gross Utility Net Monthly Annual
Type Rent Level of Units Sq. Ft. Rent Allowance Rent Totals Totals
1BR/1BA 30% 0 0 0 0 0 0 0
1BR/1BA 40% 0 0 0 0 0 0 0
IBR/1BA 50% 2 657 914 48 866 k732 20,784
IBR/1BA 60% 14 657 1,097 48 1,049 14,686 176,232
2BR/1BA 50% 2 933 1,097 66 1,031 2,062 24,744
2BR/1BA 60% 18 933 1,316 66 1,250 22,500 270,000
2BR/IBA 50% 0 1,048 0 66 -66 0 0
2BR/1BA 60% 0 1,048 0 66 -66 0 0
3BR/2ZBA 50% 0 0 0 0 0 0 0
3BR/2BA 60% 6 1,090 1,520 66 1,454 8,724 104,688
3BR/2BA 50% 2 1,116 1,267 82 1,185 2,370 28,440
3BR/2BA 60% 20 1,116 1,520 82 1,438 28,760 345,120
3BR/2BA 50% 2 1,199 1,413 66 1,347 2,694 32,328
3BR/2BA 60% 21 1,199 1,695 66 1,629 34,209 410,508
4BR/2BA 50% 1 1,304 1,413 99 1,314 1,314 15,768
4BR/2BA 60% 8 1,304 1,552 99 1,453 11,624 139,488
3BR/2BA Manager's 1 1,116 0 0 0 0 0
Total Units & Sq. Ft. 97 100,693|[ % of Sq. Ft. % of Units 130,675 || $ 1,568,100 ||
Communtiy Facilities 4,257 Affordable Affordable
Total Project Sq. Ft. 104,950 " 100.00%] ___ 100.00%)
Total Annual Rental Income $ 1,568,100
[ Operating Deficit Guarantee |
10% of Perm. $ 1,310,514 Other Income
|Year 10p.Exp. |$ 494,700 Laundry /Unit/Year $ 100 $ 9,700
[Guarantee™ ~ § 1,310,514 | Tenant Charges & Interest /Unit/Year $ 100 $ 9,700
Total Annual Other Income $ 19400
Replacement Reserves Total Annual Potential Gross Income $ 1,587,500
[Standard/Unit $ 250 Vacancy & Collection Loss $  (79,375)
UMR Min/Unit || $ 533
Reserve / Unit $ 250 Annual Effective Gross Income $ 1,508,125
Project Unit Mix
Unit Type Number % of Total
1 Bdrm./1 Bath, 16 16.49%
2 Bdrm./1 Bath, 20 20.62%
3 Bdrm./2 Bath. 52 53.61%
4 Bdrm./2 Bath, 9 9.28%)
Totals 97 100.00%
Average Affordability
Unit Type Number % of Units Factor
30% 4 4.17% 0.01
40% 45 46.88% 0.19
50% 5 5.21% 0.03
60% 42 43.75% 0.26
Average Affordability 48.85%
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OPERATING & LOAN DETAILS (continued)

Delta a)urtyard Apartments

"T’rnject:

||

ANNUAL EXPENSES

Real Estate Taxes & Special Assessments

State Taxes

Insurance

Licenses

Fuel & Gas

Electricity

Water & Sewer

Trash Removal

Pest Control

Building & Maintenance Repairs
Building & Maintenance Supplies
Supportive Services

Annual Issuer & Trustee Fees
Gardening & Landscaping
Management Fee

On-Site Manager(s)

Other Payroll

Manager's Unit Expense
Cleaning Supplies

Benefits

Payroll Taxes & Work Comp
Advertising

Telephone

Legal & Accounting
Operating Reserves

Office Supplies & Expense
Miscellaneous Administrative
Replacement Reserves

Annual Expenses - Per Unit & Total

Annual Net Operating Income - Per Unit & Total

PERMANENT DEBT ANALYSIS

@ocation: Antioch, CA [[revised 77257201
% of Annual % of Total
EGI Operating Exp.  Per Unit Total

0.34% 1.05% $ 5400 $ 5,200
0.05% 0.16% $ 8.00 §$ 800
1.29% 392% $ 20000 $ 19,400
0.02% 0.07% $ 400 $ 350
0.09% 0.25% $ 13.00 $ 1,300
0.66% 2.00% $ 10200 $ 9,900
3.94% 12.00% $ 612.00 $ 59,400
1.15% 3.50% $ 179.00 $ 17,400
0.10% 030% $ 15.00 $ 1,500
3.94% 12.00% $ 612.00 $ 59,400
1.97% 6.00% $ 306.00 $ 29,700
0.00% 0.00% $ - 3 -
0.00% 0.00% $ - $ =
2.63% 8.00% §$ 408.00 $ 39,600
5.00% 15.04% % 767.00 $ 74,400
3.09% 9.41% $ 480.00 $ 46,560
0.66% 2.00% $ 102.00 $ 9,900
0.00% 0.00% $ 2 $ »
0.32% 1.00% $ 51.00 $ 4,900
0.13% 0.40% $ 2000 $ 2,000
0.86% 2.63% $ 134.00 $ 13,000
0.32% 1.00% $ 51.00 % 4,900
0.10% 0.30% $ 15.00 3 1,500
0.40% 1.21% $ 62.00 §% 6,000
0.00% 0.00% $ - $ -
0.10% 0.30% $ 15.00 § 1,500
4.10% 12.56% $ 640.00 $ 61,840
1.61% 4.90% $ 25000 $% 24,250

$ 5100 $ 494,700

$ 10,448 $ 1,013,425

LTV Restricted Loan Amounts DSC Ratio Restricted Loan Amounts
Cap Rate 8.500% 9.000% 9.500% *¥ ** Fixed Loan
Loan-To-Value Restriction 90% 90% 90% k& % Amount
Debt Service Coverage 1.47 1.55 1.64 1:15 1.20 1.84
Loan Amount [$ 10,730,382][§ 10,134,250 |5 9,600,868 || § 13.674.920 || § 13,105,140 [$ 8.568,163
Constant EE *ok L 0.064442 0.064442 0.064442
Interest Rate 5.500% 5.500% 5.500% 5.500% 5.500% 5.500%
Amortization Period in Years 35 35 35 35 35 35
Annual Debi Service 3 691,487 || $ 653,071 | $ 618,699 1 $ 881,23901 § 844,521( $ 552,144
Annual Cash Flow $ 321,938 $ 360,354 )| $ 394,726 || $ 132,186 | § 168,904 || $ 461,281
Loan Selection X
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ATTACHMENT "D”



KD Anderson & Aidociales, Inc.

Transportation Engineers

August 23, 2016

Mr. William R. Spann
Pacific West Communities
26302 Table Meadow Road
Auburn, CA 95602

RE: PARKING UTILIZATION ASSESSMENT FOR AFFORDABLE APARTMENTS IN
NORTHERN CALIFORNIA

Dear Mr. Spann:

Thank you for contacting our firm regarding the parking demand characteristics of affordable apartment
projects as they may relate to your 126-unit multi-family apartment project proposed at 701 & 810 Wilbur
Avenue in Antioch, CA.

As we have discussed this assessment is intended to identify the typical parking demand characteristics of
apartment projects that by definition are affordable but where on-site parking is limited and the parking
supply is assigned to specific units. As requested, we have monitored on-site and off-site parking
demands occurring on weekdays and Saturdays at three existing apartments in northern California, and
the information which follows summarizes our findings in terms of average parking demand per rental
unit, per occupied rental unit and per bedroom. This information has also been used to forecast the
parking demands associated with your project.

Proposed Project

The Wilbur Avenue project will have a total of 126 rental units comprised of 17 one bedroom, 38 two
bedroom, 62 three bedroom and 9 four bedroom units (i.e., 315 total bedrooms). The project proposes
185 on-site parking spaces. Each rental unit will be assigned at least one marked space. The project is
located south of Wilbur Avenue, a divided four-lane street with bicycle lanes and no on-street parking
allowed. The project is north of East Lake Drive, a two-lane local street that is 30 feet wide adjoining the
project with a bicycle lane on the south side of the street and on-street parking prohibited.

Conclusions

The number of vehicles that may be parked at the proposed project at various times during the day have
been estimated based on “per rental unit” rates created from the results of lineal regression analysis
applied to observed use at the three similar facilities. Statistically, the number of rental units, rather than
the number of bedrooms, was the more valid parameter.

Table 1 compares the projected parking demands throughout the day with the number of parking spaces
that will be available on site. A total of 185 spaces are proposed for the 126 units. As indicated, this
supply is greater to the projected demand throughout the day. The overnight parking demands on

weekday and Saturday remain below the planned supply.

3853 Taylor Road, Suite G ® Loomis, CA 95650 ® (916) 660-1555 ® FAX (916)660-1535



Mr. William R. Spann
Pacific West Communities
August 23, 2016

Page 2
TABLE 1
PROJECTED PARKING DEMAND SUMMARY
Time Period
Day Parameter 10:00 a.m. 2:00 p.m. 6:00 p.m. gzégt;.rm.
Parking Spaces 185 185 185 185
Weekday Rental Units 126 126 126 126
Parked Vehicles 96 92 124 155
Parking Spaces 185 185 185 185
Saturday Rental Units 126 126 126 126
Parked Vehicles 151 127 137 165

It is important to note that some overflow off-site parking occurred at the three observed locations
regardless of the availability of on-site parking at that time. Thus, it is possible that some residents or
guests could wish to park off-site regardless of the availability of on-site parking.

Parking Utilization rates at other Apartment Complexes

Study Sites. Three apartment projects with restricted parking were identified. Each provides roughly 1
on-site space per residential unit. One used garages for a portion of their on-site supply. All had the
possibility of off-site parking on adjoining streets and in one case in an adjoining parking lot. The three
sites are noted below and illustrated in aerial photographs in Attachments 1-3.

Portofino, 500 Loveridge, Pittsburg, CA. This complex has a total of 148 residential units. The units are
comprised of 52 one-bedroom, 77 two-bedroom and 19 three-bedroom units (263 bedrooms total). The
beds per unit ratio is 1.78. The on-site parking supply totals 217 spaces, including 29 spaces in private
enclosed garages. The complex was reported to be 93% occupied when our survey was conducted. The
complex is bounded by Loveridge Road on the east. Loveridge Road is a divided four lane street with
bicycle lanes and on-street parking prohibited.

Bryte Gardens, 815 Bryte Avenue, West Sacramento, CA. This complex totals 108 residential units, and
all were occupied during our survey. The units are comprised of 8 one-bedroom, 39 two-bedroom and 48
three-bedroom and 8 four-bedroom units (total 262 bedrooms). The beds per unit ratio is 2.43. This
complex features on-site management, and of Bryte Gardens’ 159 spaces 144 are numbered for tenants
and 3 are marked “office”. The complex is bounded by Bryte Avenue on the west and Anna Street on the
north, and on-street parking is permitted on those streets.

The Groves at East Tabor, 855 E. Tabor Avenue, Fairfield, CA. This complex has 148 units of which
98% were occupied during our survey. Of these units 32 are one-bedroom, 80 are two-bedroom, 36 are
three-bedroom, for a total of 300 bedrooms. The beds per unit ratio is 2.03. The site is bounded by E.
Tabor Avenue on the north and Sunset Avenue on the east.

Parking Utilization Surveys. Parking supply / occupancy inventory surveys were conducted at each of

the sites at various times throughout the day, including during the probable hours of maxim\D%



Mr. William R. Spann
Pacific West Communities
August 23, 2016

Page 3

accumulation in the evening. Occupancy was determined at various times from 7:00 a.m. to 7:00 p.m. for
a weekday and for a Saturday. Observations were also made each day after 9:00 p.m. Obvious overflow
parking on adjoining streets that was attributable to each complex was included, and a summary of these
tallies is included in attachments.

It is important to note that some vehicles parked off-site at each location even though there were empty
spaces on-site. In the case of Portofino in Pittsburg, no on-street parking is available, but off-site parking
occurred in the medical center parking lot across from the apartments at times when there was no regular
demand from that business. However, it was not possible to isolate possible tenant parking in that area on
weekdays since the lot was full of medical center employees and patrons. The number of vehicles parked
off-site ranged from 15-22 at Portofino, 17 to 28 at Bryte Gardens and 28 to 49 at The Grove at East
Tabor.

The parking supply for Portofino included 29 garages. Because the doors were closed, there was no way
to determine whether a vehicle was parked inside. This assessment conservatively assumes one vehicle is
parked in each garage.

Parking Demand Rates. The observed parking demands derived from our observations at each facility
were used to calculate average rates on a “per rental unit”, “per occupied unit” or “per bedroom” basis.
As noted through review of the results at each complex, the lowest parking demands occurred during the
middle of a weekday when many tenants would be at work. Parking demand rates were greatest at night
when tenants were generally home.
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(P) Has not moved in more than 72 hours; or
(Q) Any other reason allowed by law.

Gasoline, fuels or other explosive materials may not be stored anywhere on the Property. Tenant will be
responsible for oil stains and other damages caused by tenant vehicle and the vehicle of tenant Related
Parties. Parking is at the risk of the vehicle owner or operator. We will have no liability for damage to
or loss of any vehicle or any personal property contained within a vehicle. Parking spaces may not be
available for guests or they may be limited in number and location. Tenants will be informed to operate
their vehicle safely and limit their vehicle’s speed to 5 miles per hour within the Property. Tenant must
immediately vacate and remove all vehicles from the Property (a) if tenant does not pay parking or
garage fees (if any) when due; (b) after service of any notice allowed by law; (c) at the earlier of the
Termination Date or the date that tenant vacate the Residence.
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